
ZONING CHANGE REVIEW SHEET 
 
CASE:  C814-2009-0139.03 – Bull Creek PUD       DISTRICT:  10 
    Amendment #3      
   
ZONING FROM:  PUD         TO:  PUD, to change conditions of zoning 
 
ADDRESS:  5305, 5400, 5404, 5408, 5505 Paradox Cove; 4909, 4915-1/2, 4929 FM 2222 
Road  
 
SITE AREA:  54.70 acres  
 
PROPERTY OWNER:  David G. Booth, Trustee for the David Booth Revocable Trust 
 
AGENT:  Armbrust & Brown, PLLC (David Armbrust)   

  
CASE MANAGER:  Wendy Rhoades (512-974-7719, wendy.rhoades@austintexas.gov) 
            
STAFF RECOMMENDATION:   
 
The Staff recommendation is to grant an amendment to planned unit development (PUD) 
district zoning as outlined in the redlined draft PUD amendment ordinance, and as shown in 
Exhibit C – the revised Land Use Plan, and supporting Exhibits F, J, K, N, and O.  For a 
summary of the basis of Staff’s recommendation, please see pages 2 - 6.     
 
ENVIRONMENTAL COMMISSION ACTION:   
May 4, 2022:   
 
ZONING AND PLATTING COMMISSION ACTION: 
May 17, 2022:   
 
April 19, 2022:  APPROVED A POSTPONEMENT REQUEST BY STAFF TO MAY 17, 2022, 
BY CONSENT 
 [J. KIOLBASSA; A. DENKLER – 2ND] (11-0) 
 
March 1, 2022:  APPROVED A POSTPONEMENT REQUEST BY STAFF TO APRIL 19, 
2022  

[H. SMITH; A. DENKLER – 2ND] (9-0) S. BOONE; R. WOODY – ABSENT 
 
January 18, 2022:  APPROVED A POSTPONEMENT REQUEST BY STAFF TO MARCH 1, 
2022 

[H. SMITH; C. ACOSTA – 2ND] (10-0) R. WOODY – OFF THE DAIS 
 
August 4, 2020:  APPROVED AN INDEFINITE POSTPONEMENT REQUEST BY 
STAFF 
 [H. SMITH; D. KING – 2ND] (10-0) ONE VACANCY ON THE DAIS 

mailto:wendy.rhoades@austintexas.gov
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CITY COUNCIL ACTION:   
To be scheduled 
 
ORDINANCE NUMBER:   
 
ISSUES:   
 
The Applicant has discussed the proposed PUD amendment with Courtyard Homeowners 
Association, Cat Mountain Homeowners Association, North West Austin Civic Association, 
and 2222 Coalition of Neighborhood Associations (CONA).  The Applicant is in agreement 
with the Staff recommendation.     
 
EXHIBITS AND ATTACHMENTS TO THE STAFF REPORT: 
 
Exhibits A and A-1:  Zoning Map and Aerial  
Exhibit B:  Applicant’s Summary Letter; Redlined, draft PUD Amendment Ordinance; Tier 1 
/ Tier 2 Chart; and Code Modifications 
 
Revised Exhibits to the PUD:   

Exhibit C:  Land Use Plan  
Exhibit F:  Restoration Plan and Details 
Exhibit J:  Cut and Fill 
Exhibit K:  Construction on Slopes 
Exhibit N:  Critical Environmental Features 
Exhibit O:  Tree Protection   

 
Attachment A:  Environmental Commission support material 
 
Correspondence Received  
 
CASE MANAGER COMMENTS:   
 
The proposed third amendment to the Bull Creek Planned Unit Development (PUD) consists 
of a single family residence with several accessory structures located at the confluence of 
Lake Austin and Bull Creek.  Access is taken to FM 2222 via two driveways.  The driveway 
on the north side of the property is adjacent to a “Tower” building that functions as security, 
property management, and guest quarters.  The second driveway is approximately mid-point 
along the FM 2222 frontage and provides access to the residence.  There are single family 
residences across Bull Creek in the Courtyard subdivision to the north (PUD), the 
Holdsworth Center, a non-profit retreat center is to the south (PUD), and single family 
residences in the Northwest Hills and Cat Mountain subdivisions are across FM 2222 to the 
east (SF-2; PUD).  Please refer to Exhibits A (Zoning Map) and A-1 (Aerial View).   
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The proposed third amendment to the PUD would allow for conversion of the property to a 
cultural services use (a museum with exhibition space), which is a type of civic use. 
Accessory uses to the cultural services use would include an art studio, classroom facilities, 
meeting space and food services, along with more immediate landscape design 
improvements.  The “Tower” building on the north side of the property may be converted to 
a caretaker residence or other accessory use.  The existing auto court, sports court and barn 
area on the north side of the property and near the “Tower” building would be converted to 
an onsite parking area.  The existing walkways will be enhanced and additional walkways 
created to improve accessibility and connect art installations.  The Applicant has worked with 
Austin Transportation Department (ATD) staff to limit traffic to the site to 400 vehicles per 
day and no more than 100 parking spaces.    
 
Below is a description of the proposed superiority items associated with the PUD 
amendment:   
 
Green Building:  All new buildings associated with a cultural services use in the Bull Creek 
PUD will achieve a two-star or greater rating under the Austin Energy Green Building 
program using the applicable rating version in effect at the time a rating registration 
application is submitted for the building.  (Please note that the current green building 
language in the original PUD was specific to the residential structure previously developed.)   
 
Open Space:  Upon conversion of the Property to a cultural services use, open space within 
the PUD will exceed 50 percent. 
 
Environment / Drainage:   
Compliance with Current Code:  After the Property is converted to a cultural services use it 
will adhere to the Watershed Protection Ordinance regulations and modifications outlined in 
this PUD amendment.   
 
Water Quality:  Upon conversion of the Property to a cultural services use, new parking lots 
and new buildings greater than 8,000 square feet will provide water quality controls, as 
described in Section 1.6.7 of the Environmental Criteria Manual (ECM) (Green Storm Water 
Quality Infrastructure), to treat 100% percent of the water quality volume required by Code.  
This may include:  rain gardens, vegetative filter strips, pervious pavers, porous pavement, 
non-required vegetation. 
 
Volumetric Flood Detention:  The proposed Habitat Pond as shown on Exhibits C (Land Use 
Plan) and F (Restoration Plan and Details) will provide an additional 40,000 cubic feet of 
storage volume for the area, further eliminating direct discharge to Lake Austin. 
 
Trees:  Upon conversion of the Property to a cultural services use, twenty (20) large caliper, 
transplanted Class A trees (predominately Live Oak and Cedar Elm), and approximately 
1,670 caliper inches of canopy trees, and approximately 3,000 more understory trees and 
shrubs will be planted. Approximately 23 existing Pecan and Bur Oak Trees ranging from 7 - 
12.75 caliper inches will also be relocated on the Property.   
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Upon conversion of the Property to a cultural services use, 7.28 acres of woodland habitat 
enhancements including 1.20 acres of floodplain forest expansion, 1.10 acres of floodplain 
forest enhancements, 2.30 acres of lowland woodlands, and 2.68 acres of escarpment 
woodlands.   
 
All trees will be sourced from nurseries within 300 miles of the site and considered native to 
the Edwards Plateau or surrounding ecoregions and will be selected from the ECM Appendix 
N (City of Austin Preferred Plant List), the "Grow Green Native and Adapted Landscape 
Plants Guide", and/or the lists provided in the Restoration Plan. 
 
Porous Pavement:  Upon conversion of the Property to a cultural services use, 50% of new 
walkways outside of the floodplain shall be constructed of porous pavement subject to 
compliance with Americans with Disabilities Act (ADA) Standards.   
 
Rainwater Harvesting for Landscape Irrigation:  One hundred percent (100%) of irrigation 
water will be non-potable and sourced from Lake Austin.   
 
Innovative Measures to Provide Environmental Protection:  The existing turf lawn around 
the main house will be revegetated to a minimum of 52,105 square feet or 1.20 acres of 
native planting areas.   
 
Additional sustainability facilities on the Property may including but not limited to solar 
panels, battery storage, wind appliances, thermal energy, and other components of a 
microgrid at locations to be determined.  Such facilities shall be in compliance with 
applicable City of Austin requirements. 
 
Proposed code modifications are listed below:   
 

1. Section 25-2-491(C) (Permitted, Conditional, and Prohibited Uses) is modified to 
allow cultural services as an additional permitted use of the Property.  

2. Section 25-2-551(B)(3) (Lake Austin (LA) District Regulations) is modified to allow 
additional improvements within the shoreline setback area including: a habitat pond 
and artwork and its supporting foundations.  

3. Section 25-2-897 (Accessory Uses for a Principal Civic Use) is modified to allow an 
art studio, classroom, meeting facility, gift shop, coffee bar, snack shop, and cafeteria, 
as an accessory use to a principal civic use.  

4. Section 25-2-1122 (Floor to Area Ratio of a Nonresidential Building) is modified to 
allow artwork and its supporting foundations and buildings associated with the civic 
use to be excluded from FAR calculations. 

5. Section 25-2-1124 (Building Height) is modified to allow a maximum building height 
of 35 feet for a civic use and its related accessory uses.  Artwork is excluded from the 
height limitation.   
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6. Development of the Property shall not be subject to Chapter 25-2, Subchapter E – 
Design Standards and Mixed Use, Section 2.2 (Relationship of Buildings to Streets 
and Walkways), 2.3 (Connectivity Between Sites), 2.4 (Building Entryways), 2.8 
(Shade and Shelter), and Article 3 (Building Design Standards). 

7. Section 25-5-81(B) (Site Plan Expiration) is modified to allow an expiration date of 
10 years after a site plan is approved for a civic use.  

8. Section 25-6-472(A) Appendix A (Tables of Off-Street Parking and Loading 
Requirements) is modified to require a minimum of 50 parking spaces, but no more 
than 100 parking spaces, for a civic use and its related accessory uses.  

9. Section 25-8-261(C) (Critical Water Quality Zone Development) is modified to allow 
the habitat pond, riparian habitat, exclosures, existing and proposed guest house, 
caretaker residence, pervious & impervious walkways, low water crossings, site 
electrical, weir systems, and artwork and its supporting foundations within the critical 
water quality zone.  This code section is also modified to allow cut and fill as 
required for the above improvements in accordance with Exhibit J (Cut and Fill). 

10. Expanding upon the existing code modifications referenced in Part 5 Section D(11) of 
the approved PUD Ordinance No. 20111215-079, Section 25-8-281 (Critical 
Environmental Features) and Section 25-2-282 (Wetland Protection) is modified to 
allow the following improvements within the 150-foot wide buffer for the emergent 
wetland fringe and fringe wetland located within Bull Creek:  habitat pond and 
riparian habitat, artwork and its supporting foundations; pervious and impervious 
walkways, and the restored existing boat house. 
 

11. Section 25-8-341 (Cut Requirements) is modified to allow cuts to exceed four feet to 
allow for the construction of the proposed habitat pond as shown in Exhibit J.  

12. Section 25-8-342 (Fill Requirements) is modified to allow fills to exceed four feet for 
the construction of the berm as shown in Exhibit J.  

BASIS OF STAFF RECOMMENDATION: 
1. The proposed zoning should be consistent with the purpose statement of the district 

sought. 
 
Per the Land Development Code, PUD district zoning was established to implement goals of 
preserving the natural environment, encouraging high quality, sustainable development and 
innovative design, and ensuring adequate public facilities and services.  The City Council 
intends PUD district zoning to produce development that achieves these goals to a greater 
degree than and thus is superior to development which could occur under conventional 
zoning and subdivision regulations.  The PUD provides a canvas for the design of a large 
scale project, with the end goal to allow flexibility, and also inform and communicate the 
possibilities for development.  Additional effort is required by all parties to ensure that 
development standards are clear and municipal and citizen needs are addressed.  The PUD 
ordinance and related exhibits are key because once approved, they provide the regulations 
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under which the project will be built, which provides certainty for developers and their 
agents.   
 
The Bull Creek PUD is comprised of approximately 54 acres of land fronting on Bull Creek 
and Lake Austin.  PUD zoning is in keeping with the purpose statement of the district to 
preserve the natural environment, encourage high quality development, and innovative 
design.   
 
2. Zoning should allow for a reasonable use of the property.   
 
The proposed PUD amendment still offers a development on the subject property that can 
create a distinct space that complements its unique location on Lake Austin and Bull Creek.   
It involves a change in land use from a residential project to a cultural services use, enhances 
the environmental features on the property and limits daily vehicular traffic to the site.   
 
EXISTING ZONING AND LAND USES: 
 
 ZONING LAND USES 
Site PUD Single family residence and several accessory uses 
North PUD (Across Bull 

Creek) 
Single family residences in the Courtyard subdivision 

South PUD Holdsworth Center, a non-profit retreat center dedicated 
to training and leadership development for public 
educational facilities 

East SF-2; PUD Single family residences in the Northwest Hills and Cat 
Mountain subdivisions 

West Lake Austin Not applicable 
 
NEIGHBORHOOD PLANNING AREA:  Not applicable   
 
TIA:  Waiver approved by Austin Transportation Department staff in February 2022 
 
WATERSHEDS:  Bull Creek Watershed; Lake Austin Watershed – Water Supply Suburban
     
CAPITOL VIEW CORRIDOR:  No HILL COUNTRY ROADWAY:  Yes,  

Low Intensity   
 
SCHOOLS:   
Highland Park Elementary School     Lamar Middle School        McCallum High School 
 
COMMUNITY REGISTRY LIST: 
  
53 – Northwest Austin Civic Association  157 – Courtyard Homeowners Association  
245 – Cat Mountain Homeowners Association  
416 – Long Canyon Phase II & III Homeowners Association  
425 – 2222 Coalition of Neighborhood Associations, Inc.   475 – Bull Creek Foundation   
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511 – Austin Neighborhoods Council  605 – City of Rollingwood  
742 – Austin Independent School District  943 – Save Our Springs Alliance   
1228 – Sierra Club, Austin Regional Group 1363 – SEL Texas     
1424 – Preservation Austin    1507 – NW Austin Neighbors   
1530 – Friends of Austin Neighborhoods  
1596 – TNR BCP – Travis County Natural Resources  1603 – Westminster Glen HOA  
1616 – Neighborhood Empowerment Foundation   1774 – Austin Lost and Found Pets  
 
AREA CASE HISTORIES: 
 

NUMBER REQUEST COMMISSION CITY COUNCIL 
C814-2017-0024 – 
Holdsworth Center 
PUD – 4907 FM 
2222 Rd 

LA; SF-2 to 
PUD for a 44.17 
acre non-profit 
retreat center 
dedicated to 
training and 
leadership 
development 
Texas public 
school districts 

To Grant PUD 
including the 
Transportation Demand 
Management (TDM) 
program, 
improvements to RM 
2222 as agreed to with 
TXDoT, and 
prohibiting hotel-motel 
use 

Apvd PUD as 
Commission 
recommended 
w/revised and new 
conds relating to 
development of the 
property, Heritage 
trees, establishment 
and use of the public 
access easement along 
RM 2222, defining and 
monitoring vehicular 
trips, requiring a new 
TDM program upon 
transfer of the 
Property, compliance 
with the TDM 
program, clarifying 
lighting language, 
adding property lines 
to fence requirements, 
requiring an 
ornamental fence on 
RM 2222 and 
installation criteria, 
and restricting sound 
amplification 
(12-14-2018).   

C814-74-005 – Cat 
Mountain Villas – 
Lookout Mountain 
Drive at FM 2222 
Rd 

SF-3 to PUD for 
372 single 
family detached 
and attached 
units w/common 
space and 
amenities 

To Grant Apvd (11-13-1975). 
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RELATED CASES: 
 
City Council approved the Bull Creek PUD which consists of one single family residence 
with several accessory structures in July 2010 (C814-2009-0139).  Note that PUD zoning 
does not include the additional 17.23 acres that was conveyed to the Owner in 2015 and is 
inundated by the Lake Austin and Bull Creek.  The first amendment to the PUD related to 
tree protection was approved administratively in April 2011.  The second amendment added 
a 0.83 acre tract known as the Design Center to the PUD and was approved by Council on 
December 15, 20112 (C814-2009-0139; C814-2009-0139.01; C814-2009-0139.02).    
 
 
OTHER STAFF COMMENTS:   
 
Inclusive Planning 
 
This property is located on the northeast side of Bull Creek and the Colorado River, and to 
the west of FM 2222. The subject area is not located within the boundaries of a small area 
plan, an Activity Center or Activity Corridor.  The project area 54.7 acres in size and 
contains one large single family house and several accessory buildings. This is a third 
amendment to an existing PUD and calls for the approval of art exhibition space, several 
accessory structures (several that are pre-existing) and additional landscaping to augment the 
existing single-family compound.  
 
Imagine Austin  
There are no Capitol Metro transit stops, bike lanes or public sidewalks located within a mile 
of this site.  
 
Based upon the scale of the proposed and existing improvements in relation to the 54.7 acres 
site, and the property not being located along an Activity Corridor or Center, this PUD 
amendment is beyond the scope of policies of the Imagine Austin Comprehensive Plan. 
 
Drainage 
 
The developer is required to submit a pre- and post-development drainage analysis at the 
subdivision and site plan stage of the development process.  The City’s Land Development 
Code and Drainage Criteria Manual require that the Applicant demonstrate through 
engineering analysis that the proposed development will have no identifiable adverse impact 
on surrounding properties. 
 
Environmental  
 
Please refer to Attachment A (Environmental Commission support material).   
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Floodplain 
 
The location of the PUD zoning case is on Lake Austin near the confluence of Bull Creek.  
The Applicant is not requesting any code modifications regarding floodplain ordinances.  
The Applicant has stated in the superiority table that there will be no modification to the 
existing 100-year floodplain.   
 
Impervious Cover 
 
The proposed maximum percentage of impervious cover is 20% on a net site area.   
 
Austin Water Utility 
 
No comments on PUD amendment.   
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